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INTRODUCTION AND BARE LAND CONDOMINIUM LIVING 

This guide has been prepared with the following objectives in mind: 

• Help new owners settle into our community as quickly and as smoothly as 
possible. 

• Serve as an owners’ resource for dealing with issues that may surface from 
time to time. 

• Serve as a resource for board members. 

The Mansions is a bare land condominium.  What that means must be determined by 
reviewing our bylaws.   From time to time, it is necessary for the board to consider 
problems and their potential solutions at The Mansions within the context of what type 
of legal entity "The Mansions at Prominence Point" really is.  The first clue comes from 
its formal name "THE OWNERS: BARE LAND CONDOMINIUM PLAN NO. 
9410928."  From the name, we can conclude that not only is the property a 
"condominium" but it is a particular property called a "bare land" condominium. 

Like normal condominiums, bare land condos are created under and subject to the 
provisions of the Condominium Property Act and are operated through a corporation.  
Unlike normal condominiums, in a bare land condominium, land within the 
development and any buildings constructed on that land which have not been made part 
of the condominium plan remains private property, which is owned and largely 
controlled and maintained by the registered owner of that lot. 

In The Mansions then, land which has been made part of the condominium plan is part 
of the condominium and constitutes common property but certain land within the 
interior boundaries of certain areas is private property which include residential 
buildings, yards and driveways.   

Although each lot, on which a home is located in The Mansions, is a private property, 
the lot and the uses to which the lot can be put, are nevertheless subject to certain rules 
and regulations, which, in our development, are contained in: 

• The bylaws of The Mansions condominium corporation and any board 
policies or regulations passed pursuant thereto; and 

• The restrictive covenant which is registered against each lot in the Mansions 
development (see Owners' Area By-Laws).  
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Copies of these documents can be found in the owners’ area of the Mansions Website. If 
you don’t have copies, you can download them for free from the Connelly web portal 
once an owner has established an account. (https://portal.connellymanagement.com/
portal/hub-page/) 

Although it is each owner’s responsibility to ensure that they comply with these rules 
and regulations, the Board of Directors at The Mansions also has the right and the 
obligation to enforce these rules. 

In the case of The Mansions then, only the lands which are contained in the 
condominium plan outside of the boundaries of the private areas comprise the common 
property of the Mansions condominium.  See the “Site Plan”, in the beginning of this 
document, which roughly identifies the areas of common property in yellow.  This is 
not a legal document but only a guide – you must examine the condominium plan to 
accurately identify common property. 

The major elements of common property in The Mansions development are most of the 
underground utilities, the road Prominence Path, some areas of the landscaping 
including the landscaped island, the exterior boundary fences, the entrance gate and 
adjacent landscaped areas, and the garbage building.  All other land in the development, 
including the lot on which your home is located, is private property.  In essence, this 
means that, generally speaking, each owner is responsible for the repair and 
maintenance of the buildings and other improvements on their respective lots UNLESS 
there are aspects which have been designated as Managed Property. 

As a matter of convenience and cost effectiveness, in October 2002, the owners of The 
Mansions passed a resolution to have the condominium corporation assume 
responsibility for certain matters which would otherwise have been the responsibility of 
each lot owner by designating them as Managed Property including: 

• Insurance on unit structures (not contents or betterments) and common 
property as outlined in the Condominium Corporation Policy. 

As of May 15, 2017, the owners resolved to pass a further special resolution which 
again amended the definition of Managed Property to clarify and expand the scope 
certain types of landscaping and outdoor maintenance which will be the responsibility 
of the Mansions Condominium including: 
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• Snow and ice treatment or removal from front driveways, walkways, steps and 
porches of each Unit. 

• Landscaping maintenance of all lawns, gardens, shrubs and trees within each 
Unit, but excluding any responsibility for perennial or annual plants unless 
introduced by the condominium corporation. 

• Maintenance of all retaining walls located within a Unit. 

• Maintenance of all irrigation or sprinkler systems located within, upon or 
under each Unit. 

For clarity, all other interior and exterior maintenance and upkeep relating to 
your lot and the building and other improvements constructed on your lot remain 
your responsibility including painting, cleaning, repairs, construction deficiencies, 
concrete sealing and the like. 

If an owner does not repair and maintain their property to a satisfactory standard, the 
condominium corporation has the authority to ensure that the repairs and maintenance 
are undertaken at the owner’s expense to levy a financial penalty against you up to 
$2,500.00. 

If your structure is damaged by an insurable loss under the policy placed by the 
condominium corporation on your behalf, you can access that insurance to repair the 
damage.  This insurance only applies to the structure.  You should have a separate 
private condominium insurance policy that insures your contents and interior 
improvements and betterments, among other things, against loss.  We strongly 
recommend that you speak with a reputable insurance agent knowledgeable in 
bare land condominiums when placing your personal insurance. 

Most people would agree that condominium living brings a greater degree of freedom 
from the responsibilities of full home ownership which frees us from many of the day-
to-day responsibilities of single-family home ownership and enables many of us to 
travel for extended periods pretty much worry free.  On the other hand, condominium 
living necessarily entails a greater degree of community involvement and responsibility 
than does a single-family home ownership.  In many senses, bare land condominium 
living offers a balance between the two lifestyles. 

Our by-laws, all amendments and all policies and regulations passed by the board 
pursuant to the bylaws can be viewed by clicking on the "Bylaws" link in the Owners’ 
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Area of the Connelly web portal.  They are the major elements used by the manager and 
board in ensuring the community successfully implements guiding principles that 
maintain the Mansions’ reputation for: 

• Being a well-managed Corporation charging reasonable monthly fees while 
building an adequate reserve fund. 

• Being a safe, high quality, well-kept and attractive property. 

• Having good communications between the condominium corporation, 
property manager, owners, neighboring communities, and the City of Calgary. 
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1. CONDOMINIUM TERMINOLOGY 

1.1 ANNUAL BUDGET 

By law, an annual budget of a condominium board is required. It is the basis upon 
which contributions are levied and funds collected for the control, maintenance and 
repair of the common and managed property and the administration of the 
Condominium Corporation. 
1.2 ANNUAL GENERAL MEETINGS: (AGM)  

Once per year, within fifteen months of the last AGM, a Condominium Board is 
required to convene an Annual General Meeting of unit owners. At the meeting, the 
retiring board provides owners with operational and financial reports for the year past. 
Owners then elect a new board, deal with any unfinished and new business, including 
(if required) appointment of Auditors. 
1.3 BARE LAND CONDOMINIUM 

Bare land condominium unit boundaries are defined by boundaries relating to the land 
marked on the condominium plan.  A bare land condominium complex may look like a 
neighbourhood of single-family homes or townhomes. Bare land condominiums operate 
in much the same way as conventional condominiums but may not have as many 
common property elements since residential buildings, yards and driveways are located 
inside the boundaries of a privately-owned area within the bare land condominium 
complex. 

Many corporations that manage bare land properties including The Mansions, are 
responsible for not only maintaining common property but also “managed property,” 
such as certain aspects of driveways, lawns and other landscaped areas on each private 
lot in addition to common property, including roads and sidewalks within the complex. 
1.4 BOARD OF DIRECTORS 

In Alberta, a corporation’s executive is called a Board of Directors. Our Bylaws 
stipulate a board of no fewer than three (3) and no more than seven (7) individuals. 

From its members, the board elects an executive, usually a President, Vice President, 
Secretary and a Treasurer. The President chairs meetings and has a casting vote. The 
Vice President performs the Presidents duties in his or her absence. The Secretary 
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ensures minutes of proceedings are kept and the Treasurer ensures that property's 
financial records are maintained. 

The members of the board are volunteers and are charged with establishing policies and 
procedures for and overseeing the performance of the property manager and its 
subcontractors to implement and manage.  Their volunteer role does not extend to day-
to-day management of the property.  Please respect the personal time and space of 
your volunteer board members and do not visit their homes or contact them 
directly without permission from the management company to deal with 
condominium business.  
1.5 CAVEAT 

If a unit owner does not pay regular condominium fees or special assessments, the 
condominium corporation can file a caveat against the title to the unit. The charge gives 
the same foreclosure enforcement rights as a mortgage. 
1.6 COMMON PROPERTY 

Every part of a condominium plan that is not a unit is common property. The 
condominium common property supports and services the individual units and its 
ownership is proportionately distributed among the unit owners in accordance with their 
unit factors. 
1.7 CONDOMINIUM CORPORATION 

When a condominium plan is deposited with a land titles office, an administrative body 
is automatically created. Membership in the Condominium Corporation is made up of 
the owners of the individual units. Its purpose is the management of the affairs of the 
condominium in the best interests of all owners. 

1.8 CONDOMINIUM CORPORATION OFFICERS 

The elected board is outlined in the previous minutes of the Annual General Meeting for 
each year.  
1.9 CONDOMINIUM FEES 

Condominium owners contribute to a fund for payment of common and managed 
property costs via assessments (whether normal operations, reserve or special) levied 
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against their units. Contributions are the proper term, but condo or condominium fees 
have acquired colloquial, although incorrect currency. 
1.10 CONDOMINIUM PLAN 

Every condominium community has a plan, registered at a land titles office, which 
provides unambiguous definition of the perimeter of the master lot, the locations of the 
buildings, unit boundaries and the unit factor distribution. The document replaces the 
original single title with unit titles. 
1.11 CONDOMINIUM PROPERTY ACT  

The name of the Alberta Statute that defines directs and regulates condominium 
ownership. Since provinces have jurisdiction over land titles, each jurisdiction has its 
own condominium legislation. Fundamental concepts are similar. However, from one 
province to the next, administrative technicalities may vary significantly. 
1.12 CONDOMINIUM PROPERTY MANAGER 

Connelly & Company Management Ltd. is currently contracted as The Mansions 
property manager pursuant to Mansions By-Law 4.2 (c).  In effect, Connelly & 
Company manages and administers the Corporation’s day-to-day business activities.  
These activities include, but are not limited to, banking, general accounting (accounts 
payable, accounts receivable etc.), issuing estoppel certificates, responding to queries 
from the general public (requests for board meeting minutes, financial statements etc.), 
maintaining our facilities, and, in conjunction with the Board of Directors, enforcing the 
By-Laws. 

Connelly & Company’s address and telephone number is the Mansions’ Registered 
Address for Service, which is on file at the Alberta Land Titles office.  If there is a 
change of property manager or the current property manager changes location, it is 
mandatory that the Board of Directors or the property manager submit a Land Titles 
"Form 7" to affect the change of our Registered Address for Service.  Connelly & 
Company’s current particulars are: 

Address: Connelly & Company Management Ltd. 
#204, 2723 - 37th Avenue N.E. 
Calgary, AB   T1Y 5R8 
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Telephone:  (403) 228-1557  
Fax:  (403) 229-0380 

Greg Birrell is the Property Manager responsible for the Mansions account.        
Email: greg@connellymanagement.com 

Phone:  403-736-0076 

Please note: The Mansions does not have an onsite/resident manager.  The property 
manager does provide a 24-hour answering service which you may contact to deal with 
any after-hours maintenance emergency. 

It is very important to have effective communications among the Owners, the Board of 
Directors and Connelly & Company.  To avoid conflicting messages/directives passed 
from different board members to Connelly & Company regarding decisions taken or 
actions requested, a board contact is assigned as the principal contact with Connelly & 
Company while copying all the Directors on any verbal or written communications.  
While not perfect, this process ensured all individuals on the board are "singing from 
the same song sheet". 

The property manager should be the first point of contact for any owner or tenant 
enquiry, concern, question or complaint.  In most cases the property manager will be 
able to address your concern without having to contact the board members.   
1.13 CONDOMINIUM UNIT  

Units are those parts of a condominium master lot, which are designated for the private, 
exclusive use of individual owners. In a normal condominium these volumetric spaces 
are structure defined compartments of air or columns of air, are defined by boundaries 
shown on the condominium plan.  In a bare land condominium like The Mansions, 
however, the unit boundaries relate to the land marked on the condominium plan. 
1.14 CONTRACTORS AND COMPANIES SERVICING CONDOMINIUM 

There are regular contractors and companies that have been retained by the Board of 
Directors to take care of the Common Property and Managed Property of the 
Condominium, such as snow removal, lawn care, tree care, etc.  

1.15 ESTOPPEL CERTIFICATE 
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A certificate issued by a condominium corporation stating whether a particular unit's 
condominium fees are paid up to a date. A clear estoppel certificate is important for a 
new owner to have, because it forestalls any claim of unpaid fees by the condominium 
corporation. 
1.16 MANAGED PROPERTY 

Pursuant to the bylaws of a bare land condominium, the owners can, by special 
resolution transfer responsibility for the maintenance and repair of certain aspects of the 
private property in the complex owned by the individual owners to the condominium 
corporation with the cost of that maintenance to be funded by condominium fee 
assessments and the reserve fund in the same way that common property is managed by 
the corporation.   
1.17 PROXY 

Written authorization given by a unit owner to another so that a person can act for the 
owner and exercise the units voting share at a general meeting. 
1.18 RESERVE FUND 

A fund of money set aside to provide for the repair and replacement of major parts 

of the common property and the Managed Property.  The replacement Reserve Fund is 
usually held in secure, fairly liquid investments. It is not intended to be used to cover 
regular or annually recurring maintenance and cannot be used for capital improvements 
unless authorized by a special resolution approved by 75% of the voting unit factors. 
1.19 SPECIAL ASSESSMENT  

If a major repair or replacement is urgently needed and the Reserve Fund cannot cover 
it, the condominium Board can impose a Special Assessment on unit owners to raise the 
necessary money. 
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2. IMPORTANT AREAS OF CONCERN 

2.1 ACCESS GATES 

The Mansions is a gated community – but it is important to remember that these gates 
act as a privacy gate NOT as an impenetrable security gate. The entrance and exit gates 
are generally closed at all times except in situations where extreme winter conditions 
dictate the necessity to open the gates to allow easy snow removal from the roadway 
system or vehicular access into or out of the community. Further there are times when 
due to requests from residents to assist in real estate sales or large social gatherings that 
the gates are programmed open for short periods of time. The gates have a fail-safe 
open system in the event of power loss and will close automatically when power is 
restored. 

The entrance gate to the complex is equipped with an emergency siren activation 
system which can open the gates without the emergency responder calling a residence.  

The entrance area is monitored by security cameras on a 24-hour basis and the data can 
be access by an authorized person if required to investigate any security related 
concerns. 
2.2 OWNER VEHICLE ACCESS 

All owners are provided with RFID tags and/or transmitters that are used to open the 
entrance gate for vehicle traffic.  RFID tags are registered to specific vehicles and 
transmitters are registered to Mansions’ owners. Additional RFID tags and transmitters 
can be purchased by contacting the Property Manager at the current standard rate. 

In the event that a registered RFID tag on a vehicle is no longer needed (move or sold 
vehicle) or a transmitter is reported lost or stolen, it is owner’s responsibility to notify 
the Property Manager, so he can deactivate the RFID tag or transmitter in question.   

The Property Manager keeps detailed records on ownership of all RFID tags and 
transmitters. It is the owners’ responsibility to ensure the Property Manager has the 
most current information on devices. 

2.2.1 VISITOR VEHICLE ACCESS 
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Visitors to the community will find an electronic directory on the gate console 
indicating owner names and associated entry codes.   

Owners must have their name, unit number and associated telephone number entered at 
the console by contacting the Property Manager.  The telephone number is not visible at 
the gate.  Note that, if desired, a cell phone number can be used. 

• The visitor should scroll down to the last name of unit owner that (s)he is going 
to visit and then press “call” button on the console.  

• A reference to "Entrance Gate" will appear on the owner’s display phone when 
the visitor’s call comes in.   

• On answering the call, the owner can have a short conversation and if desired, 
open the entrance gate for the visitor by pressing digit "9" on the telephone 
handset.   

• When the gate begins to open, the telephone connection is automatically 
terminated.   

Service companies such as utility companies, newspaper delivery, Canada Post, 
landscaping and irrigation companies, etc. each have a unique code to open the gate.  
These codes are managed by our property management company.    

As per City of Calgary bylaws, there is a Bluetooth Lockbox mounted on the brick wall 
east of the gate for emergency responders (Fire, Ambulance, Police).   
2.2.2 PEDESTRIAN ACCESS 

Pedestrian access to the site is through the pedestrian gate immediately east of the 
entrance gate.  The code for the pedestrian gate can be obtained by calling the Property 
Manager. 

Please contact the Property Manager if you experience any problems with the entrance 
or exit gate systems or if you observe any vandalism/tampering with the gate systems. 

2.3 MANSIONS GARBAGE, RECYCLING AND COMPOST DISPOSAL GUIDELINES 
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The code for the garbage garage locked door can be obtained by calling the Property 
Manager. 

Owners are also requested to strive to follow the Mansions garbage disposal guidelines 
when considering what garbage to deposit in the three existing city garbage bins for 
disposal. Following these guidelines will help to minimize our garbage disposal costs 
and keep the garbage garage tidy and clean. The key elements of these guidelines are as 
follows:  

Garbage Guidelines- for further information, please review the City of Calgary 
guidelines (https://www.calgary.ca/uep/wrs/what-goes-where/default.html): 

The Mansions garbage container is limited to household and garden refuse ONLY, 
and all garbage must be in tied plastic bags. 

• hazardous chemicals including paint and insecticides must be disposed of at 
appropriate fire station or city landfill disposal sites. 

• furniture, appliances, big items that do not fit in standard garbage plastic bag, 
and renovation materials must be disposed of by the owner directly to the city 
landfill. 

• electronics recyclables must be taken to municipal or private recycling sites.  

Mansions Recyclables Guidelines- for further information, please review the City 
of Calgary guidelines (https://www.calgary.ca/uep/wrs/recycling-information/
residential-services/blue-cart-recycling/blue-cart-recycling.html) 

• NON-SORT bins are in place for: 

• Plastic Bags, Plastic Containers, All Plastics (1-7 in recycling logo) 

• Newsprint, Magazines, Catalogs, Telephone Books, Paperback Books, 
Shredded Paper, Paper 

• Glass (all colors, jars, bottles etc.) 

• Metal (food cans) 

• Small Cardboard (Kleenex boxes, cereal boxes etc.) 

• Juice, pop, water, beer or alcohol containers, milk jugs and milk cartons 
(money back containers - proceeds go to Calgary City Recycling) 
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• Large Cardboard (boxes, containers etc. should be FLATTENED and placed 
in the recycle bins) 

For Mansions Compost Guidelines, please review the City of Calgary guidelines 
(https://www.calgary.ca/uep/wrs/recycling-information/residential-services/green-
cart/what-goes-into-your-green-cart.html) 

Please note – NOTHING OTHER THAN MATERIAL LISTED ABOVE WILL BE 
PICKED UP (no furniture, electronics, clothing etc.) 

 Thank you for helping to keep our common areas clean and junk free. 
2.4 HOW DO I PAY MY CONDOMINIUM FEES & WHAT IS THE ARREARS COLLECTION POLICY? 

Condominium fees are due on the first day of each month.  There are two ways that fees 
can be paid as follows: 

• Direct debit arranged with the property manager.  

• Post-dated cheques held on file with the property manager.  

The policy for collection of fee arrears is as follows: 

• First Month – a statement is sent to the owner showing the nature of the 
arrears. 

• Second Month – a second statement is sent to the owner. 

• Third Month – a caveat letter is sent outlining the nature of the arrears and 
advising the owner that a caveat will be registered at Land Titles for the 
amount of the arrears, interest on the arrears and the cost of the caveat.  We 
give the owner two weeks to pay the outstanding balance, then proceed with 
the caveat. 

• Fourth Month – a letter and statement of account are sent to the mortgage 
company of the owner, advising them of the caveat.  We also advise the 
mortgage company that we will proceed to foreclosure if the arrears are not 
paid. 

• Fifth Month – the property manager gets approval from the Board of Directors 
to commence foreclosure action.  Once approval is obtained, we send the file 
over to our lawyer to start foreclosure action.  All legal costs incurred during 
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this process are the responsibility of the individual owner, no invoice is given 
to the Condominium Corporation. 

 The property manager contact information is outlined in section 1.12 above. 
2.5 RESTRICTIONS ON PARKING AND DRIVING AT THE MANSIONS SITE 

Because there are no visitor parking stalls in The Mansions development, The Mansions 
Board of Directors formulated the following rules to balance the impracticality of a no 
parking rule on Prominence Path with the desire to maintain the property's reputation as 
being a safe, high quality, well-kept and attractive property. In short, the rules are 
designed to enable owners and their guests to use the street as short-term parking but to 
avoid the street becoming a long term "parking lot". 

Parking of resident's vehicles on the street is prohibited except for very short periods 
when necessary to clean your garage or unload your vehicle or the like. Guest parking 
in driveways is permitted and encouraged. Resident's and guest vehicles may extend 5 
feet beyond the end of short driveways. 

Long term parking on the street is prohibited. 

▪ 48-hour guest parking is allowed on the street provided the guest displays a 
yellow parking pass on the dashboard indicating the unit #. These are now 
available by downloading the template posted on the Connelly web portal. 

• If a visitor's vehicle must be parked on the street for longer than 48 hours, the 
resident of the unit is to call the Property Manager to advise of the 
circumstances and request an extension. Otherwise, the vehicle will be towed. 

• On special occasions where more than five vehicles will be visiting at one 
time, the resident must call the Property Manager to advise of the 
circumstances. 

• Service and delivery vehicles can park on the street for as long as it 
reasonably takes to complete a delivery or service assignment. 

• Parking of boats, RVs, trailers etc. is not allowed on the Mansions site.  You 
may bring your trailer or RV into the site for short periods to facilitate actual 
loading or unloading provided that traffic is not impeded.  Any other parking 
of such vehicles is prohibited. 
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Speed Limit: 
There is a speed limit of 15K/hr. mandated by our bylaws when driving on 
Prominence Path and this is posted at the entrance to the site.  There are no 
sidewalks in our community and the roadway must be shared with pedestrians 
who may be children, elderly or accompanied by pets.  In addition, there is at least 
one blind corner near the mailbox which is often congested.  Please adhere to this 
requirement in an effort to reduce the risk of accidents when driving on the 
Mansions roadways.  Violations of the speed limit can be reported to the property 
manager, who keeps a record of complaints.  Fines can and will be issued to repeat 
offenders. 
2.6 WHO IS RESPONSIBLE FOR YARD AND GARDEN MAINTENANCE? 

As of May 15, 2017, the owners resolved to pass a further special resolution which 
again amended the definition of Managed Property to clarify and expand the scope 
certain types of landscaping and outdoor maintenance which will be the responsibility 
of the Mansions Condominium including: 

• Snow and ice treatment or removal from front driveways, walkways, steps and 
porches of each Unit. 

• Landscaping maintenance of all lawns, gardens, shrubs and trees within each 
Unit, but excluding any responsibility for perennial or annual plants unless 
introduced by the condominium corporation. 

• Maintenance of all retaining walls located within a Unit. 

• Maintenance of all irrigation or sprinkler systems located within, upon or 
under each Unit. 

2.7 WHO IS RESPONSIBLE FOR INSURING OUR UNITS? 

While the Mansions places and maintains a blanket insurance policy which covers all 
structures in the Mansions including your home structure, Owners are responsible for 
insuring the contents of their units.  Items such as leaking skylights, dented down pipes, 
leaking eave troughs, peeling paint, routine deck repair, chipped or cracked roof tiles, 
etc. are considered ongoing maintenance in nature and as such are not covered under the 
building insurance policy.  The certificate of insurance for the community’s structure 
insurance policy can be viewed on the Connelly web portal or obtained from the 
property manager.  Details of the insurance policy coverage offered by our insurer can 
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be obtained from the property manager or downloaded from Connelly’s website (https://
portal.connellymanagement.com/portal/hub-page). 

In a "normal" condominium, all structures are common property of the condo 
corporation to the inside edge of the internal drywall and the condo corporation is 
obligated by law to insure those structures.  The owners are responsible for insuring 
only their personal property and other contents within the condo unit. 

The Mansions is, however, a "bare land" condominium where each owner owns their 
land and the structures upon their land.  Usually, each owner would be responsible for 
placing all risk coverage on their structures as well as on their contents and the condo 
corporation would be responsible for insuring only structures on the common property 
(including the gate and the garbage building).  The owners of The Mansions, however, 
passed a special resolution in October 2000 in which the condominium corporation 
elected to assume the owners' obligation to insure the structures (homes) on each parcel 
in the development.  The owners decided that insuring in that manner would be most 
cost efficient and results in premium savings of several hundred dollars per owner per 
year. 

While insurance purchased by the condo corporation on behalf of the owners covers the 
structures on the parcels in the development, there is usually minimal or no coverage 
for what are known as "improvements and betterments" unless the corporation elects to 
assume that obligation.  Improvements and betterments are usually understood to be 
any improvements to a unit, which are "upgrades" to the original standard of 
construction.  Improvements and betterments would probably include hardwood floor 
upgrades, carpeting, basement developments or redevelopments of the unit undertaken 
after original construction and the like. 

The board wishes to clearly communicate that it is the owners’ responsibility to 
ensure that they have adequate condominium insurance coverage in place to 
insure their improvements and betterments and to address other liability issues 
unique to a bare land condominium.   No owner should rely on the insurance the 
condo corporation places on the owners’ structures for this purpose.  If you don’t 
know if you are adequately covered, call your broker immediately to make sure.  
Your insurance broker is the one who can best advise you what coverage you 
require to ensure that nothing slips through the cracks between the condo 
corporation’s coverage and your condominium owners’ coverage. 
2.8 WHAT IS THE PROCEDURE FOR MAKING CHANGES TO MY UNIT? 
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The By-Laws, Section 2.0 outline some of the Owners’ duties and obligations.  
Specifically, Section 2.1, (c), (iv) states that "…Owner shall not make repairs, additions 
or alterations to the Site, the Common Property, the Managed Property or any 
plumbing, mechanical or electrical systems within his Site or improvements thereon 
without first obtaining the written consent of the Corporation".  If you wish to 
undertake such an improvement (anything that will alter the outside of the unit), please 
provide a brief summary of your request including any diagrams or sketches which will 
assist the Board in assessing your request and the property manager will have the 
request brought to the attention of the Board.  All improvement requests must, at a 
minimum, comply with the bylaws and the community restrictive covenant. 
2.9 WHERE IS MAIL DELIVERED AND WHERE DO I GET KEYS FOR MY MAILBOX? 

The mailboxes are located at the garbage garage and are owned by the Condominium 
Corporation (not Canada Post).  As such, mailbox keys are not available from Canada 
Post.  The majority of new residents can expect to receive mailbox keys from their 
home’s previous owner. 
2.10 THE CONNELLY WEB PORTAL AND HOW DO I ACCESS IT? 

Connelly maintains a web portal (https://portal.connellymanagement.com/portal/hub-
page/) and our property manager ensures the information is current and accurate. The 
following points summarize format and operation of the site: 

• The intent of the web portal is to facilitate communication of information to 
owners and in particular new owners who are just getting established in our 
community. 

• Access and sign-up information can be obtained by our property manager. 

• The Owners’ Area includes:   

➢ Bylaws and policies 

➢ Communication 

➢ Financial 

➢ Insurance 

➢ Meetings 
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➢ News and Announcements 

➢ Welcome Package  
 2.11 REQUIREMENTS FOR LEASING OR RENTING MY UNIT?  

Pursuant to the Corporation’s By-Laws, and subject to the applicable terms and 
conditions of the Condominium Property Act of Alberta, the following procedures and 
regulations are applicable to the rental or leasing of condominium units by the Owners:  
Condominium Plan No. 9410928: 

An owner, who is renting or intends to rent his unit, must provide the Board of 
Directors of the Corporation with the following information on the prescribed form: 

• Written notification of his intention to rent his unit, setting forth his address 
and contact numbers. 

• Written notice of the name(s) of the primary tenant(s) and/or occupant(s,) and 
contact information within 20 days of the start of tenancy. 

• Written undertaking signed by the proposed lessee of occupant indicating their 
agreement and recognition of their obligation to comply with the provisions of 
the Condominium Property Act of Alberta and of the By-Laws, Rules and 
Regulations of the Corporation. 

• An owner who intends to or who is renting his unit must provide the 
Corporation with a non-interest bearing one (1) month lease/rent security 
deposit in an amount equal to one month’s rent payable by the Tenants and a 
copy of the rental/lease agreement.  This deposit will be held in non-interest-
bearing trust account and maybe utilized by the Corporation to pay for the 
repair or replacement of any common property that is damaged, destroyed, 
lost, or removed by the tenant.  It is refundable, less appropriate deductions, 
within 20 days of the Corporation being notified in writing that the unit is no 
longer being rented. 

An owner may not use or permit the use of his unit other than as a single-family 
dwelling and may not permit his unit to be occupied as a place of residence by more 
than seven (7) persons at any given time. 

As a condition of the tenancy and subject to the provisions of the Condominium 
Property Act of Alberta, the Board may give notice to give up possession to a tenant 
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who contravenes the Corporation’s Bylaws or Regulations or causes damage to any part 
of the Common Property and such notice will have the effect of terminating the tenancy. 

As a condition of the tenancy and notwithstanding anything in the tenancy agreement, 
the tenant must abide by the Corporation’s Bylaws, with particular reference to the 
occupancy rules and regulations specified in the Corporation’s By-Laws.  The owner of 
the unit is ultimately responsible for ensuring both this awareness and compliance and 
is jointly and severally liable with respect to such obligations. 

If an owner fails to comply with these the Bylaws and Regulations, the corporation is 
empowered to recover from the owner all costs and expenses incurred by the 
corporation to cure or remedy any such default in accordance with the Bylaws and the 
Condominium Property Act of Alberta. 

A complete copy of the rental policy can be found on the web portal (https://
portal.connellymanagement.com/portal/hub-page/). 

2.12 AIR-CONDITIONING UNITS 

Air conditioning units are allowed but prior approval must be obtained through the 
Board of Directors.  

The letter of request should be directed to the property manager and provide details 
concerning the permit, the location, color and noise level the unit will emit.  In addition, 
the Board may require that the unit be shielded from the view of the front street with 
vegetation or some other approved material. 
2.13 SATELLITE DISH/ANTENNAS 

Small satellite dishes are allowed in the community subject to the prior approval of the 
Board of Directors. The letter of request should be directed to the property manager and 
provide reasonable details concerning the location, color and size of the antennae.  
2.14 PETS 

Although the Mansions is pet friendly, the Board of Directors of Mansions has passed a 
comprehensive pet policy as follows: 
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• All pets must be confined to their own yard and must be leashed at all times 
when walking on any common property within the Mansions complex 
including roads, green spaces and gardens. 

• Pet owners may not intentionally allow their pets to use any common area or 
private lot other than their own as a bathroom.  If a pet has an “accident" 
within any of these “No Go Zones”, the pet owner is responsible for 
immediately bagging and removing any excrement and disposing of same into 
the garbage. 

• Pets are not allowed to enter upon any private yard of another resident without 
an invitation from that resident. 

• All residents must immediately bag and remove any excrement left by a pet 
under their care in their own yard.  The Mansions’ landscaping contractor has 
the contractual right to refuse to landscape any yard where there is 
accumulated excrement and the Bylaws empower the Board to have the 
accumulated excrement removed and the cost of such removal and any 
additional expenses incurred as a result, charged to the condominium fee 
account of the owner of that lot. 

• Owners or other residents are responsible for the actions of their guests and 
their pets and must ensure that the Bylaws and Board policies, rules and 
regulations are complied with by them. 

As responsible pet-owners don’t forget: 

• Be prepared with tissues, scoops or plastic bags when your pet does its 
business. 

• Take your pet away from any buildings to urinate. Damaged landscape due to 
pets will be billed to the owner’s unit.  

• Keep your pet on a leash when on the common property. And the common 
property is not your pet’s personal bathroom.   

• All pet owners must always take their pets outside of the Mansions for 
bathroom breaks!!! 

Barking dogs are of particular concern. If your dog tends to be a barker, the following 
suggestions may help: 
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• Leave your dog in a bedroom or pen when you go out 

• Take your dog with you when you go out 

• Contact your vet or obedience trainer for suggestions 

• Contact a pet store for suggestions 

Continual barking, pets roaming at large and failure to clean up pet feces will result in 
either fines being levied against the unit, or a request to remove the dog from the site. 
2.15 DECKS AND PATIOS 

In accordance with the Bylaws every resident is required to maintain their patio or 
balcony area in a reasonable manner and keep it free of debris. 

A good rule of thumb to use is that any items other than patio furniture, barbeques and 
seasonal furniture cannot be stored on a patio or balcony, unless they are in actual use.  

2.16 MOTOR VEHICLES 

Reference is made to parking restrictions within The Mansions property contained in 
section 1.5. 

Unregistered or inoperable vehicles are not allowed on Mansion roadways. 

No motor vehicle may be disassembled, nor major repairs made on Mansion roadways. 
In addition, our bylaws prohibit the major repairs of an automobile within the confines 
of the owner’s garage or driveway within the Mansions’ Complex. 

Vehicles leaking gasoline may/will be removed immediately at the owner’s expense. 
Owners who fail to clean stains from their driveways will be charged for the cost of the 
cleaning and the Corporation will order the work from an outside source. While it is 
understood that you the titled property if for your use, it should be maintained so as not 
to interfere with the overall appearance of this complex. 
2.17 BYLAW ENFORCEMENT 

The Board of Directors of the Mansions has a duty and an obligation to enforce the 
provisions of our bylaws including the restrictive covenant.  Generally, it has been the 
policy of the Board to respond as needed to resident complaints of bylaw breaches and 
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to attempt to resolve owner conflict arising from bylaw breaches through 
communication with and education of offending residents. 

If the Board is unable to resolve bylaw breaches in this fashion the Board will resort to 
more formal enforcement powers including having the City of Calgary Parking 
Authority assist with parking enforcement through the issue of parking tickets and 
towing offending vehicles or by assessing financial penalties against the offending 
resident/owner up to $2,500 per offence which will form part of the condominium 
owners assessment account and be collectible in the same way as condominium fee 
arrears. 

Effective May 15, 2017, the Mansions Bylaws were amended to include certain 
provisions to authorize the Condominium Corporation to levy financial penalties up to 
$2,500.00 per breach against owners who breached the bylaws.  A copy of this bylaw 
amendment can be downloaded from the Connelly web portal under Bylaws & Policies 
or requested from the property manager.  The Mansions Board has outlined the process 
and procedures for when a financial sanction is required to enforce the bylaws.  
2.18 CCTV CAMERAS 

The front gate area has CCTV coverage that is activated by movement.  

In the event of an incident, notification to the property management company is 
required to review camera footage and if anything is found that could assist the Police 
in an investigation that footage will be provided to them and them only.  

Please know that the amount of time surveillance footage is totally dependent on the 
amount of recording space available. 
2.19 OTHER EMERGENCIES 

Serious security, fire or medical emergencies should be addressed through 911 on your 
telephone.  Our entrance gate has a several features to enable emergency personnel to 
access the community through the entrance gate directly including a ‘yelp’ feature 
which opens the gate when the emergency responders’ “yelps” their siren.  Emergency 
services has also been allocated an entry code to open the gate, and there is a Bluetooth 
lockbox containing a gate transmitter on the brick wall accessible only to emergency 
vehicles. 
2.20 BOARD MEETINGS AND MINUTES 
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The board meets as events required and this results in approximately one meeting per 
month during the year.  Minutes are taken by a board member and are distributed to the 
Directors and our Connelly & Company representative shortly after the meeting.  It is 
important to keep a record of key discussion points, decisions taken, action items 
assigned, dates and deadlines for action.  Note that minutes of Condominium meetings 
become a matter of public record and may be requested by outside parties.  

An electronic version of the minutes is kept by Connelly & Company for future 
reference. 

The Board meeting minutes are posted on Connelly web portal after approval by the 
Board. 
2.21 FINANCIAL STATEMENTS 

On a monthly basis, within about two weeks following end of month, Connelly & 
Company Management generates a variety of reports including but not limited to a 
Balance Sheet and a Budget Comparison statement. These statements are distributed to 
our Directors with backup detail being passed to the Treasurer to facilitate his/her 
quality control function.  

The Board endeavours to ensure a copy of the unaudited balance sheet and budget 
comparison are posted to the web portal following Board approval of the statements 
produced at the end of each fiscal quarter in March, June, September and December of 
each year.  

The Mansions financials are audited yearly with a copy maintained by Connelly & 
Company.  Our Treasurer arranges the yearly audit, which is presented to all owners at 
the yearly AGM. 
2.22 BUDGET PREPARATION AND APPROVAL 

As per Section 7.1 of the By-Laws, the upcoming fiscal year budget must be prepared 
prior to the expiry of the current fiscal year. The Mansions fiscal year runs from April 1 
to March 31. The Treasurer has responsibility for coordinating the budget preparation 
process in consultation with the property manager.  Once the new budget is finalized 
and adopted by the Board, it is passed to the property manager together with a statement 
or notice outlining each owner’s assessment (monthly fee) shortly before the start of 
each fiscal year.  The property manager forwards this notice to each owner.  The owners 
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at the next scheduled AGM as per the By-Laws Section 7.6, formally approve the new 
budget through a majority vote.   
2.23 RESERVE FUND STUDY AND FORECASTS 

The Alberta Condominium Property Act 2000 which requires the Condominium to 
update the Mansions Reserve Fund study every 5 years.  As such, the Mansions 
commissioned Wall Engineering Ltd. to prepare a study which was completed March 
31, 2016. Access to this study is available through the owners’ section of the Mansions 
Website. 

The primary intent of the study is to inventory all major common and managed 
property, visually review all items to form an opinion on their general condition, 
determine future financial requirements to repair or replace the common/managed 
property and endeavor to ensure the availability of adequate funds to cover foreseeable 
capital expenses over the next 25 years. In addition, to the financial requirements, the 
assessment is intended to establish a general timeline for the foreseeable repair or 
replacement of common and managed property and gauge the expected remaining 
service life of the individual items. 

 Reserve fund projections are prepared based on the balance of the reserve fund at the 
date of the study, as well as calculated future contributions to and forecasted 
expenditures from the fund. 
2.24 FIRE HYDRANT INSPECTIONS 

The National Fire Code of Canada establishes clear directives on the nature, frequency 
and record keeping required for fire hydrants.  As the Condominium Corporation is 
private property, the City of Calgary Fire Department does not perform inspections of 
our hydrants.  Such inspections are the Corporation’s responsibility.  Connelly & 
Company initiates a work order for inspection of the hydrants twice yearly (April & 
October) and conducts a flush once a year.  
2.25 PLANS AND OTHER DOCUMENTS 

The Alberta Condominium Property Act 2000, Section 37 requires that the owner/
developer pass to the Condominium Corporation without charge a copy of all the 
structural, electrical, mechanical, architectural etc. drawings and specifications that 
exist for the common property.  Similarly, any plans showing the location of 
underground services should be passed to the Corporation.  All written agreements, 
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approvals, permits and certificates issued by the Municipal or City authorities should be 
handed over.  Consistent with the above, Mansions By-Law 3.2 (i) requires that the 
Corporation keep and maintain such records. 

The original developer of the Mansions and its successors did not always comply with 
the above requirement, consequently, our "in-house" records are incomplete.  As a 
result, when we have a requirement to review technical drawings for the site, which are 
not in our files, we endeavor to obtain them from the City of Calgary.   

While our records are incomplete, some drawings and records do exist:  house/unit 
plans, retaining wall drawings, entrance gate as-built plans, landscaping plans, sprinkler 
system schematic and site plans for example.  Many of these documents are available 
for download from or from the Property Manager. 
2.26 BY-LAWS 

A current, up-to-date set of the Mansions Condominium Corporation (Bare Land 
Condominium Plan 9410928) By-Laws (including all amendments thereto) is held by 
Connelly & Company and can be viewed in or downloaded from Connelly’s website.  If 
and when the owners vote to change the By-Laws through a Special Resolution at the 
AGM (75% majority required), the changes are registered by Connelly & Company at 
the Alberta Land Titles office. 

2.27 RESTRICTIVE COVENANT 

There is a restrictive covenant registered against the Mansions Condominium Plan and 
each title relating to a unit in the development.  The restrictive covenant establishes 
certain architectural standards and controls for our community and should be 
consulted each time a revision or improvement to the exterior of your unit is 
completed.  The restrictive covenant is enforceable by the board as part of the 
Mansions Bylaws or any owner through the courts.  A copy of the restrictive covenant 
can be obtained through the current bylaws section of the Connelly web portal
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